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     PROPERTY INSPECTION REPORT 

 
 

Prepared For:  R.E. Buyers 
 (Name of Client) 

 
Concerning: 1234 Happy Drive, Houston, TX 77065 
 (Address or Other Identification of Inspected Property) 

 
By:  Otis Winters, P.I. TREC #3024 01/07/2011 
 (Name and License Number of Inspector)  

 
(Date) 

  
 (Name, License Number and Signature of Sponsoring Inspector, if required) 

 
 

 
 
This property inspection report may include an inspection agreement (contract), addenda, and other information related to property 
conditions.  If any item or comment is unclear, you should ask the inspector to clarify the findings. It is important that you carefully 
read ALL of this information. 

This inspection is subject to the rules (“Rules”) of the Texas Real Estate Commission (“TREC”), which can be found at 
www.trec.state.tx.us. 

The TREC Standards of Practice (Sections 535.227-535.231 of the Rules) are the minimum standards for inspections by TREC-
licensed inspectors.  An inspection addresses only those components and conditions that are present, visible, and accessible at the 
time of the inspection.  While there may be other parts, components or systems present, only those items specifically noted as being 
inspected were inspected.  The inspector is not required to move furnishings or stored items.  The inspection report may address 
issues that are code-based or may refer to a particular code; however, this is NOT a code compliance inspection and does NOT 
verify compliance with manufacturer’s installation instructions.  The inspection does NOT imply insurability or warrantability of 
the structure or its components.  Although some safety issues may be addressed in this report, this inspection is NOT a safety/code 
inspection, and the inspector is NOT required to identify all potential hazards.  

In this report, the inspector will note which systems and components were Inspected (I), Not Inspected (NI), Not Present (NP), 
and/or Deficient (D).  General deficiencies include inoperability, material distress, water penetration, damage, deterioration, 
missing parts, and unsuitable installation.  Comments may be provided by the inspector whether or not an item is deemed deficient. 
The inspector is not required to prioritize or emphasize the importance of one deficiency over another. 
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Some items reported as Deficient may be considered life-safety upgrades to the property. For more information, refer to Texas Real 
Estate Consumer Notice Concerning Recognized Hazards, form OP-I.  

This property inspection is not an exhaustive inspection of the structure, systems, or components.  The inspection may not reveal 
all deficiencies.  A real estate inspection helps to reduce some of the risk involved in purchasing a home, but it cannot eliminate 
these risks, nor can the inspection anticipate future events or changes in performance due to changes in use or occupancy.  It is 
recommended that you obtain as much information as is available about this property, including any seller’s disclosures, previous 
inspection reports, engineering reports, building/remodeling permits, and reports performed for or by relocation companies, 
municipal inspection departments, lenders, insurers, and appraisers.  You should also attempt to determine whether repairs, 
renovation, remodeling, additions, or other such activities have taken place at this property.  It is not the inspector’s responsibility 
to confirm that information obtained from these sources is complete or accurate or that this inspection is consistent with the 
opinions expressed in previous or future reports. 

Items identified in the report do not obligate any party to make repairs or take other action, nor is the purchaser required to request 
that the seller take any action.  When a deficiency is reported, it is the client’s responsibility to obtain further evaluations and/or 
cost estimates from qualified service professionals. Any such follow-up should take place prior to the expiration of any time 
limitations such as option periods.  Evaluations by qualified tradesmen may lead to the discovery of additional deficiencies which 
may involve additional repair costs.  Failure to address deficiencies or comments noted in this report may lead to further damage of 
the structure or systems and add to the original repair costs.  The inspector is not required to provide follow-up services to verify 
that proper repairs have been made. 

Property conditions change with time and use. For example, mechanical devices can fail at any time, plumbing gaskets and seals 
may crack if the appliance or plumbing fixture is not used often, roof leaks can occur at any time regardless of the apparent 
condition of the roof, and the performance of the structure and the systems may change due to changes in use or occupancy, effects 
of weather, etc. These changes or repairs made to the structure after the inspection may render information contained herein 
obsolete or invalid. This report is provided for the specific benefit of the client named above and is based on observations at the 
time of the inspection.  If you did not hire the inspector yourself, reliance on this report may provide incomplete or outdated 
information. Repairs, professional opinions or additional inspection reports may affect the meaning of the information in this 
report. It is recommended that you hire a licensed inspector to perform an inspection to meet your specific needs and to provide 
you with current information concerning this property. 

 

ADDITIONAL INFORMATION PROVIDED BY INSPECTOR 
 

Inspection start time:  10:30 am                                Time inspection was finished: 1:30 pm 
 
Persons seen at inspection:  Buyers, Selling Agent and Termite Inspector 
 
Seller’s Disclosure available:  No                              Approximate year structure was built:  1991 
 
Vacant or occupied:  Occupied                                 Structure furnished:  Yes/Heavy 
 
Weather conditions: Partly Cloudy                          Outdoor temperature: 64 degrees 
 

Disclosure Statement:  This inspector is also licensed as a real estate broker, but this inspector 
represents the buyer/s exclusively. 
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I=Inspected  NI=Not Inspected  NP=Not Present D=Deficiency 
 

I NI NP D Inspection Item 

I. STRUCTURAL SYSTEMS 
�  �  �  �  A. Foundations 

Type of Foundation(s): Slab-on grade 
 
Comments:   

 
 
Deflections/cracks were observed on foundation corner/s, creating potential entry points for termites.  
These cracks do not represent a failed or cracked foundation and are even commonly found on newly 
constructed structures.  Proper repairing of cracked corners should eliminate any crevice or entry point 
for termites. 
 
Inaccessible view of foundation wall at west due to vine foliage, unable to probe or inspect, and 
potential for this condition to cause moisture related damage to structure. 
  
Inspection of the foundation appears to be functioning as intended with no evidence of major shifting or 
cracking at this time.  Recommend a consistent watering program (as needed) around the foundation 
and lawn to help stabilize the soil and foundation.  Installation of a lawn sprinkler system is highly 
recommended to assist in achieving balanced level of moisture in soil which will assist in maintaining 
stable soil and foundation conditions. 
 
Recommend that the following grading and drainage deficiencies be corrected promptly to assist in 
preventing future potential foundation problems. 
 
   

�  �  �  �  B. Grading & Drainage  

     Comments:   

      

     Negative drainage (area/s where water puddles) adjacent to foundation wall at west and south.  These 
areas of negative drainage create unstable soil and foundation conditions that cause the foundation to 
shift and can potentially crack the foundation and can cause other structural, mechanical, and moisture 
related damage problems if not corrected promptly and preferably prior to closing.  The soil/lawn needs 
to be re-graded by removing and/or adding soil and/or sand to create a grade/slope that drains away 
from the structure and out towards the front side or street.  An underground drain system (French drain) 
may be to be installed if re-grading the lawn/landscape does not correct the negative drainage. 
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     Several large, approximately 15-35 foot trees were observed within 1-10 feet from foundation walls at 
south, southwest and west.  The tree roots can absorb large amounts of moisture from under the 
foundation and can cause the soil to subside and can potentially crack the foundation and can cause 
other major structural and mechanical problems if not corrected promptly and preferably prior to 
closing.  Recommend that the tree should be removed and soil voids be back filled or that the tree roots 
be barricaded from the foundation. 
 
  

�  �  �  �  C. Roof Covering Materials 
Type(s) of Roof Covering:  Composition 
Viewed From: at roof eaves and/or ground level using binoculars and accessible areas of attic 
 
Comments:   
 

 
 
Roof shingles were observed slightly lifted at south area above the front entrance landing, potential to 
cause water damage.  
 

 
 
Kick out flashing is missing at base area of roof at water heater flue vent and the chimney trim is 
touching the roof line, potential to cause water damage and needs to be cut back to a height at least two 
inches of the roof shingles. 
 

 
 
Damaged (torn, and missing) roof shingles were observed on roof at north/ridge area, potential to cause 
water damage and other related problems.  Recommend to buyer/s that a qualified, reputable roofing 
company repair these deficiencies and/or quote the cost of this repair prior to closing. 
 
Recommend that a qualified, reputable roofing company repair these deficiencies prior to closing.  
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�  �  �  �  D. Roof Structure & Attic  
Viewed From: accessible areas of attic 
Approximate Average Depth of Insulation: 5-6 inches 
Approximate Average Thickness of Vertical Insulation:  3-4 inches 
 
Comments:   
 

 
 
Attic stairwell is not insulated along edges of the cover panel with weather stripping, potential safety 
hazard if furnace heat exchanger fails and carbon monoxide gas enters structure since carbon monoxide 
gas is a heavy gas and travels downward and cannot be seen and is odorless. 
 

 
 
Inadequate amount of insulation was observed in attic/s.  The amount of insulation was observed in 
attic/s was approximately 5-6 inches, not energy efficient.  At least between 10-12 inches of insulation 
are recommended in structures in Southeast Texas to achieve a R30 rating to assist structure’s energy 
efficiency. 
 
Splash blocks are missing under some gutter downspouts, potential to erode soil causing water puddles 
adjacent to foundation and can potentially cause unstable soil conditions that can cause the foundation 
to shift and crack. 
  
Excessive amount of debris was observed in gutters, gutters need cleaning. 
 
Recommend full installation of rain gutters around roof structure/s to help stabilize soil and foundation 
conditions. 
 

 
 
Decking is missing in attic adjacent to attic stairwell, potential safety hazard. 
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Plumbing and gas lines in attic are not protected from being stepped on creating potential trip/safety 
hazards and a potential to cause water damage and a potential fire safety hazard should a gas line leak 
occur.  Pieces of lumber are typically nailed adjacent to and under plumbing and gas lines to protect and 
support the pipes. 
 

 
 
Open gaps were observed on eave cornice areas, potential to cause water damage, in need of repair 
and/or caulking. 
 

 
 
A bird's nest and/or rodent's nest and a damaged wooden slat was observed on dome vent above the 
garage door. 
 

 
 
Exposed nails were observed on the attic decking adjacent to the furnace, potential fire safety hazard. 

     Recommend that a qualified contractor repair these deficiencies.  
 
 
  

�  �  �  �  E. Walls (Interior & Exterior)   

     Interior:  Walls recently painted:  No 

     Comments:   

     Clothes hanging rods were not screwed down onto brackets in closets. 
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     According to a broadcast on Dateline T.V, rubber tips on doorstops present potential choking/safety 
hazards to small children.  Rubber tip ends should either be removed or glued on very well or doorstops 
should be replaced with a solid type doorstop. 

     Recommend that a qualified, reputable contractor repair these deficiencies prior to closing. 

      

     Exterior:  Walls recently painted:   No 

     Comments: 

     Open gaps were observed on mortar and expansion joints of brick walls, potential to cause water, insect 
and mold damage, in need of mortar cement pointing. 

      

     Open gaps were observed around a/c condensing unit lines cover plate creates an opening for rodents 
and insects to enter structure and a potential to allow water and mold damage to occur, in need of 
proper sealing and/or caulking. 

      

     Siding panels and trim boards were observed touching roof lines, potential to allow water intrusion and 
cause water damage.  Siding panels and trim boards need to be cut back at least a two inch minimum off 
the roof line, and with installation of proper metal flashing. 

     Chipped spot was observed on a siding panel at chimney. 

     Recommend that a qualified, reputable contractor repair these deficiencies prior to closing. 

     

       

�  �  �  �  F. Ceilings & Floors  

     Comments:   
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     Un-level, sloping floor was detected on second level.  No evidence of major structural distress observed 
indicating un-level wooden framing occurred during construction of structure. 

 
  

�  �  �  �  G. Doors (Interior & Exterior)  

     Interior Comments:   

      

     No key type of locking door hardware installed on attic access door at west bedroom closet, potential 
safety hazard to small children. 

     Loose hinges on door at laundry room/garage entrance. 

     Recommend that a qualified, reputable contractor repair these deficiencies prior to closing. 

 

     Exterior Comments: 

           

 
  

�  �  �  �  H. Windows  

     Comments:   

     Defective caulking/small open gaps were observed on some windows, potential to cause water and 
mold damage. 

     Window screens are damaged/bent and missing at north and east.     

     Recommend that a qualified, reputable contractor repair these deficiencies prior to closing. 

    
  

�  �  �  �  I. Stairways (Interior & Exterior)  

     Comments:   
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     Some of the balusters on the banister and/or second level guard railing are spaced beyond a 4 inch 
maximum creating potential safety hazards for small children and pets, in need of repair prior to closing 
by a qualified, reputable contractor. 

       

�  �  �  �  J. Fireplace/Chimney  

     Gas fireplace present:  Yes 

     Comments:   

     Damper completely closes in a ceramic gas log type fireplace, potential safety hazard from carbon 
monoxide.  Recommend installation of a damper stop. 

      

     Soot, and creosote buildup were observed on throat and flue, potential fire and safety hazard. 

      Recommend that a certified chimney repair person service these deficiencies prior to closing. 
 
 
  

�  �  �  �  K. Porches, Balconies, Decks, and Carports, Fence, Driveway, Sidewalks and Patio Slab 

      Comments:   

     Wood rot was observed on wood deck. 

 Mildew buildup was observed on fence, in need of pressure washing. 

 Deflections/cracks were observed on concrete flatwork (driveway), in need of mortar caulking repair. 

 Sections of concrete flatwork (front entrance sidewalk), are not level presenting 
 potential/tripping/safety hazards.  Recommend that a qualified concrete contractor repair or bid cost of 
 repairing these deficiencies prior to closing. 

      Recommend that a qualified repair contractor correct these deficiencies prior to closing. 

 

      
  



Report Identification: 1234 Happy Drive, Houston, TX 77065 
I=Inspected  NI=Not Inspected  NP=Not Present D=Deficiency 
I NI NP D Inspection Item 

 

This confidential report is prepared exclusively for  R.E. Buyers                                                     Page 10 of 18 
© 2011 Alert Inspections, Inc. 

 

II. ELECTRICAL SYSTEMS 
�  �  �  �  A. Service Entrance and Panels  
      Type of Service Entrance Wires:  Aluminum 
 
     Comments:   

 
Breaker box is not fully labeled, unknown use and proper sizing of all circuits to different electrical 
systems. 
 

     Recommend to buyer that a licensed electrician repair these electrical deficiencies prior to closing. 
 

 
 

�  �  �  �  B. Branch Circuits, Connected Devices, and Fixtures 
Type of Wiring: Copper 
 
Comments: 
 
GFCI outlets are recommended at all kitchen counters, bathrooms, garage, all exterior, potential safety 
hazards without them. 
 

   Glass covers are missing on light fixtures at master bedroom closet. 
 

Recommend installation of smoke alarms in all bedrooms and hallways, potential fire safety hazards 
without them. 
 
Carbon monoxide gas detectors should to be installed on all levels of structure at hallways and in master 
bedroom, potential fire safety hazard without them.  Consumer Reports has rated “Nighthawk” carbon 
monoxide gas detectors as being the best. 
 

 
 
Electrical wires are exposed due to improperly sized and/or missing conduit at pool controller, potential 
fire safety hazard. 
 
Loose outlets and loose light switches were observed at kitchen, northeast bedroom, southeast bedroom 
game room, and master bedroom, potential fire safety hazards. 
 
Loose light switches at master bath, potential fire safety hazards. 
 

   Recommend to buyer/s that a licensed, electrician repair these electrical deficiencies prior to closing. 
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III. HEATING, VENTILATION AND AIR CONDITIONING SYST EMS 
�  �  �  �  A. Heating Equipment 

Type of System: Central-forced air 
Energy Source:  Gas 
Brand Name: Ducane 
Approximate Age of Unit/s:  2009 
 
Comments:   
 
The heating system appears to be functioning as intended but energy efficiency is unknown and 
recommend that buyer/s review past utility bills if this information is desired prior to closing. 
 

 
 
Undersized height of the furnace flue vent pipe, potential safety hazard from back draft of carbon 
monoxide gas, flue vent pipe should be at least 2 ft. above roof ridge. 
 
Recommend to buyer/s that a licensed a/c repair person service these deficiencies prior to closing. 
 
 

�  �  �  �  B. Cooling Equipment 
Type of System: Split-system 
Brand Name:  Ruud 
Approximate Age of Unit/s:  2009 
Size of A/C Condensing Unit/s:  5 tons 
 
Comments:   
 

     The cooling system appears to be functioning as intended, yielding an average 18 degree differential, 
     but the energy efficiency of the a/c cooling system is unknown and recommend that the buyer review 
     past utility bills if this information is desired prior to closing. 
 

      
      

Rust buildup was observed on the evaporator coil secondary drain pan, potential to leak and potential 
low life expectancy. 
 
The a/c condensing unit was replaced in 2009, but the evaporator appears to be the original 1991 unit, 
potential low life expectancy. 
 
Black rubber insulation on Freon line of a/c condensing unit is in need of replacement. 
  
Recommend that a licensed and reputable a/c repair person service these deficiencies prior to closing. 
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�  �  �  �  C. Duct System, Chases, and Vents  

     Comments:   

     Unknown black substance was observed on some ducts and registers, potential health hazard, in need of 
professional cleaning and/or mold testing by a state licensed mold tester/assessor prior to closing. 

     Return air filter grille is in need of repair (slightly bent) at hallway. 
 
Recommend to that a licensed a/c repair person service these deficiencies prior to closing. 
 
 
 
 

IV.  PLUMBING SYSTEM 
�  �  �  �  A. Water Supply System and Fixtures 

Location of water meter: curb area 
Location of main water supply valve:  garage 
Static water pressure reading:  60 psi 
 
Comments:   
 

     Some shut off valves will not turn to shut off water supply at bathrooms, potential to cause water  
     damage. 
      

Foam rubber insulation is missing on exposed water supply line, potential to freeze, crack and cause 
water damage. 
 

     Recommend to buyer/s that a licensed plumber repair these deficiencies prior to closing. 
 

 
 

�  �  �  �  B. Drains, Wastes, and Vents  

     Comments:   
 
Inaccessible view of the plumbing lines behind the bathtubs, due to no access into bath traps, unknown 
if any plumbing leaks and/or damage exist behind the bathtubs. 
 
Recommend to buyer/s that a licensed, qualified plumber repair the above listed deficiencies prior to 
closing. 
 
 

�  �  �  �  C. Water Heating Equipment  
Energy Source:  Gas 
Capacity:  40 gals. 
Approximate Age of Water Heater:  1994 
 
Comments:   
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Defective T. & P. (temperature and pressure) relief valve on water heater, potential fire and safety 
hazard and are in need of replacement prior to closing. 
 

 
 
Excessive amount of debris in the water heater leak drain pan, potential to clog drain line/s and cause 
water and mold damage in structure. 
 
 
 
Rust buildup and/or corrosion observed on supply line connections due to use of differing metals, 
potential for water heater to leak and cause water and mold damage. 
 

 
 
Differing metals were observed on the supply lines of the water heater, potential to rust, leak and cause 
water and mold damage. 
 
Foam rubber insulation is missing on exposed water supply line, potential to freeze, crack and cause 
water damage. 
 
Shut off valve on supply line of water heater will not turn to shut off water, potential to cause water and 
mold damage and is in need of replacement. 
 
Water heater appears to be a 1994, potential low life expectancy and may be beyond economical repair. 
 
Undersized height of the water heater flue vent pipe was observed, potential to allow a back draft of 
carbon monoxide gas into structure creating a potential safety hazard.   Water heater flue vent pipe/s 
should be at least two feet above a roof ridge. 
 
Water heater flue vent pipe touches roof sheathing/decking, potential fire safety hazard and roof 
sheathing needs to be cut back to have a minimum of one inch clearance away from flue vent pipe/s and 
this condition is in need of repair prior to closing. 
 

 
 
Metal straps are missing around water heater flue vent pipe, potential for high winds to knock over flue 
vent pipe creating a potential fire safety hazard. 
 

     Recommend to buyer/s that a licensed plumber repair these deficiencies prior to closing. 
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�  �  �  �  D. Hydro-Massage Therapy Equipment  

     Comments:   
 
 
 

V. APPLIANCES 
�  �  �  �  A Dishwasher  
 
     Comments:   
 

Functioning as intended. 
 
The dishwasher drain line does not have an air gap/back flow prevention device installed on top of 
kitchen sink, potential to allow bacterial contaminants into the community’s water supply. 
 
Recommend that a qualified, reputable appliance repair person service these deficiencies prior to 
closing. 

 
 

�  �  �  �  B. Food Waste Disposer  

     Comments:   

     Functioning as intended. 

 
 

�  �  �  �  C. Range Exhaust Vent  

     Comments:   

     Functioning as intended. 
 
 

�  �  �  �  D. Ranges, Cooktops, and Ovens  

     Type of Gas Lines and Connections to Range/s and Oven/s:  Flexible metal 

     Comments:   
  
No anti-tip bracket installed on range and oven unit, potential for a small child to sit or stand on 
range/oven door and tip over range/oven unit and/or hot liquids could potentially cause injury or death 
to a small child.  Recommend installation of an anti-tip bracket prior to closing. 
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Recommend that a qualified, reputable appliance repair company repair these deficiencies prior to 
closing. 

 

�  �  �  �  E. Microwave Oven  

     Comments:   
 

�  �  �  �  F. Trash Compactor  

     Comments:   
 

�  �  �  �  G. Mechanical Exhaust Vents and Bathroom Heaters  

     Comments:   

     Functioning as intended. 

 
 

�  �  �  �  H. Garage Door Operator(s)  

     Comments:   
 
Garage door manual lock mechanism should be disabled to prevent damage to door and operator should 
garage door be opened when garage door are locked. 

      
      
Garage door sensors were installed above a 6 inch maximum off garage floor, potential safety hazard to 
small children and pets if not corrected prior to closing. 
 
Recommend to buyer/s that a qualified, reputable garage door repair person service these deficiencies 
prior to closing. 
 
 

�  �  �  �  I. Doorbell and Chimes  

     Comments:   

     Functioning as intended. 
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�  �  �  �  J. Dryer Vents  

     Comments:   
 
Dryer vents are prone to develop clothing lint buildup creating a potential fire safety hazard.   
Recommend professional cleaning by a qualified chimney sweep or a/c duct cleaning company prior to 
closing, and periodic maintenance cleaning as needed. 
 
 
 
 

VI. OPTIONAL SYSTEMS 
�  �  �  �  A. Lawn and Garden Sprinkler Systems  
 
     Comments:   
 

      
 

The backflow prevention device was not installed at least 12 inches above the tallest sprayer, potential 
to allow contaminants into the community’s water supply.  Recommend that a licensed irrigation 
company correct this deficiency prior to closing. 
 
Recommend to buyer that a licensed irrigation company service these deficiencies and/or to acquire a 
cost bid proposal prior to closing. 

 
 

�  �  �  �  B. Swimming Pools, Spas, Hot Tubs, and Equipment 
Type of Construction:  In ground with a gunite surface 
 
Comments:   
 

 
 
Current type of drain grates in pool presents a potential safety hazards especially to small children and 
women with long hair.  Recommend replacement of current drain grates with installation of an anti-
vortex drain grates. 
 
Several erosion spots observed on pool’s surface are exposing concrete shell of pool, potential low life 
expectancy which will require re-plastering of pool. 
 
No caulking exist between coping and deck/walkway, potential to create black algae growth on pool’s 
surface, in need of proper sealing and/or caulking. 
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Fence enclosure is missing around pool, potential safety hazard to small children. 
 

 
 
Large air bubbles observed in bucket skimmer adjacent to pump motor indicate air is entering and/or a 
leak may exist in piping system. 
 
Door alarm/s that sound off at 95 decibels or greater do not exist at back doorway/s, potential safety 
hazard to small children. 
 
A self-latching gate is missing on fence entry point allowing access to pool, potential safety hazard to 
small children. 
 
Pool equipment is not GFCI protected, potential safety hazard. 
 
Recommend to buyer that a reputable and certified pool service company repair or quote the cost of the 
pool/spa repairs prior to closing. 
 
 

�  �  �  �  C. Outbuildings  

     Comments:   
 

�  �  �  �  D. Outdoor Cooking Equipment 
Energy Source:   
 
Comments:   
 
 

�  �  �  �  E. Gas Supply Systems  

      Comments:   
       
Functioning as intended. 
 
 

�  �  �  �  F. Private Water Wells (A coliform analysis is recommended.) 
Type of Pump:   
Type of Storage Equipment:   
 
Comments:   
 
 

�  �  �  �  G. Private Sewage Disposal (Septic) Systems 
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Type of System:   
Location of Drain Field:   
 
Comments:   
 
 
 

�  �  �  �  H. Whole-House Vacuum Systems  

     Comments:  

       

 
 
 

�  �  �  �  I. Other Built-in Appliances  

�  �  �  �   Washer 

     Comments:   

      

 

�  �  �  �   Dryer 

     Comments: 

      

      

�  �  �  �   Refrigerator 

     Comments:   

�  �  �  �   Security Systems 

     Comments:  

      
 
 
 


